
1 
 

  
 
 
 

Planning Commission 
Staff Report 

 
TO: PLANNING COMMISSION 

FROM: AMY TEMES, PLANNER II 
480-503-6729, AMY.TEMES@GILBERTAZ.GOV 

THROUGH: CATHERINE LORBEER AICP, PRINCIPAL PLANNER  
480-503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV 

MEETING DATE: FEBRUARY 5, 2014 

SUBJECT: A.  GP13-15 ENCLAVE AT SAN TAN VILLAGE: REQUEST FOR 
MINOR GENERAL PLAN AMENDMENT TO CHANGE THE LAND 
USE CLASSIFICATION OF APPROXIMATELY 20.61 ACRES OF REAL 
PROPERTY GENERALLY LOCATED EAST OF THE NORTHEAST 
CORNER OF GREENFIELD AND PECOS ROADS FROM 
RESIDENTIAL > 0-1 DU/ACRE LAND USE CLASSIFICATION TO 
RESIDENTIAL > 1-2 DU/ACRE; AND 

B.  Z13-26 ENCLAVE AT SAN TAN VILLAGE:  REQUEST TO REZONE 
APPROXIMATELY 20.61 ACRES OF REAL PROPERTY GENERALLY 
LOCATED EAST OF THE NORTHEAST CORNER OF GREENFIELD 
AND PECOS ROADS FROM TOWN OF GILBERT SINGLE FAMILY – 
43 (SF-43) ZONING DISTRICT TO TOWN OF GILBERT SINGLE 
FAMILY - 15 (SF-15) ZONING DISTRICT WITH A PLANNED AREA 
DEVELOPMENT (PAD) OVERLAY. 

 

STRATEGIC INITIATIVE:   Community Livability 

Allow for a General Plan Amendment and Rezoning for a recently annexed property intended for 
large lot subdivision development. 
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RECOMMENDED MOTION 

A.   MOVE TO RECOMMEND TO TOWN COUNCIL APPROVAL OF GP13-15 A 
MINOR GENERAL PLAN AMENDMENT; AND  

  
B.   FOR THE REASONS SET FORTH IN THE STAFF REPORT, MOVE TO 

RECOMMEND APPROVAL TO THE TOWN COUNCIL FOR Z13-26, AS 
REQUESTED, SUBJECT TO THE CONDITIONS LISTED IN THE STAFF 
REPORT. 

 
APPLICANT/OWNER 

Company: Iplan Consulting Company: Franklin E Gray Trust  
Name: Greg Davis  and Higley Gray LLC 
Address: 4387 E. Capricorn Place Address: 16264 E. Pecos Road 
 Chandler, AZ  85249  Gilbert, AZ 85297  
Phone: 480-227-9850        
Email: iplangd@cox.net        

BACKGROUND/DISCUSSION 

History 
Date Action 
 
October 9, 2013 Blank annexation petition filed at Maricopa County.    
 
November 6, 2013 Planning Commission Study Session for GP13-15, Z13-26 and S13-11.  
 
November 7, 2013 Town Council held a public hearing on annexation. 
 
December 19, 2013 Town Council approved A13-01 
 
Overview  
The subject property has been annexed into the Town of Gilbert.  A.R.S. § 9-471(L) requires an 
annexing city or town to adopt zoning classifications for territory at the time of annexation that 
permit densities and uses no greater than those permitted by the county immediately before 
annexation.  The property in the County was zoned Rural – 43 (RU-43).  The annexation process 
provided for the comparable Town of Gilbert zoning of Single Family - 43 (SF-43).   
 
This rural residential and farm property is bounded by Pecos Road, which is an arterial roadway 
to the south, and the new LDS Temple and Somerset Master Planned Community beyond. The 
west, north, and east boundaries are shared with County properties on residential rural large lot, 
One Dwelling Unit/Acre (DU/Acre) or less. Within one mile of the property are the Santan 
Freeway, Mercy Gilbert Hospital and Medical Center, and San Tan Village. 
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Surrounding Land Use & Zoning Designations:   
 
 Existing Land Use 

Classification 
Existing Zoning 

North Residential > 0-1 DU/Acre Maricopa County RU-43 
South Residential > 1-2 and 

Community Commercial 
SF-35 and Community Commercial 

East  Residential > 0-1 DU/Acre Maricopa County RU-43 
West Residential > 0-1 DU/Acre Maricopa County RU-43 
Site Residential > 0-1 DU/Acre Town of Gilbert  SF-43 

 
GENERAL PLAN AMENDMENT 
This development request is a minor amendment to approximately 20 acres of the General Plan 
from Residential > 0-1 DU/Acre to > 1-2 DU/Acre.  Although the existing Residential > 0-1 
DU/Acre land use classification may have been appropriate in the past, the development of this 
part of Gilbert, which includes San Tan Village, the Santan Freeway, the LDS Temple and the 
Mercy Gilbert Medical Campus, has made this property an infill parcel that may warrant a higher 
density. With that said, the existence of rural residential lots in the area may temper development 
intensity to a compatible increase of 1.45 DU/Acre overall, which is still consistent with the low 
density vision of the General Plan between Pecos, Willis, Greenfield and Higley Roads. 
 
CONFORMANCE WITH GENERAL PLAN 
According to the applicant, the request to amend approximately 20 acres the General Plan Land 
Use Map by changing the land use classification from Residential > 0-1 DU/Acre to Residential 
> 1-2 DU/Acre is founded on the necessity to provide a balance of residential densities to meet 
the future needs of the Town.  
 
In the General Plan, the Residential > 0-1 DU/Acre classification designates areas for very low-
density single-family residential development of a semi-rural character as compared with the 
Residential >1-2 DU/Acre classification, which designates areas for low-density single-family 
residential neighborhood development.  
 
The bullet points below are not meant to be an exhaustive list of conformance with the 
General Plan vision, but summarizes several of the notable features of the Town’s General Plan 
Policies that the proposed amendment may respond to: 
 
Chapter 2 - Land Use and Growth Areas 
Policy 1.1 Maintain a balance of housing types and provide a variety of employment 
opportunities with easily accessible retail and service uses.  
Policy 1.2 Create neighborhoods with an identity that complement Gilbert’s heritage and 
connect to the broader community.  
Policy 1.3 Encourage residential development that allows for a diversity of housing types for all 
age groups and is accessible to a range of income levels.  
Policy 2.2 Encourage new residential development adjacent to large lot (low density residential) 
uses to provide lot size and width transitions between the two types of uses so there is a gradual 
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increase of residential densities. Where non-residential is adjacent to residential encourage an 
appropriate transition of open space. 

Chapter 3 - Circulation 
Policy 3.5 Continue to develop agreements with the RWCD, SRP and Maricopa County Flood 
Control District to secure easements and rights-of-way for trails and paths where appropriate. 

Chapter 6 – Community Design 
Policy 2.2 Respect the character of land use areas designated for large lot development that 
accommodates a semi-rural lifestyle through preserving view corridors, dark sky (reduction of 
outdoor light pollution) and architecture. 
Policy 2.3 Continue the trail system that accommodates equestrian mobility where appropriate, 
as well as pedestrian and cycling activities to connect to regional systems. 
Policy 3.6 Encourage design of common areas in each neighborhood that recognizes open 
space, passive and active, as a necessity providing recreation for children, youth and adults and 
designating areas for off-street parking adjacent to active areas. 
Policy 3.7 If gated communities are proposed in a master plan or infill project, ensure the 
natural flow of traffic from arterial and collector roads is uninterrupted and the community 
remains accessible to pedestrian traffic; and that the private streets be constructed to the same 
quality level as public streets. 
Policy 3.8 Allow gated neighborhoods in infill parcels on a limited basis. 

Chapter 8 – Housing and Conservation 
Policy 1.1 Add to the variety of housing to meet the needs of all segments of the Gilbert 
community through neighborhood revitalization, redevelopment and infill developments.  
Policy 1.3 Establish guidelines for infill development that respect the scale and character of the 
neighborhood. 
Policy 2.1 Protect and preserve older residential neighborhoods. 
Policy 4.1 Promote the development of a broad variety of new housing types. 

 
REZONING  
The unique nature of the site, being an infill parcel bordered by County RU–43, and Gilbert SF-
35, Community Commercial and diagonal to General Commercial zoning creates a situation 
where a PAD overlay zoning district would bind a site plan to the zoning and may allow for 
appropriate modifications of site development standards.   
 
The proposed Development Plan depicts 29 lots that are a minimum of 16,500 sq. ft. for a total 
project density of 1.4 DU/Acre.  The Development Plan illustrates the single point of access off 
of Pecos Road to this proposed gated neighborhood. An emergency access is provided from 
Pecos Road at the west end of the site. The primary entrance opens on to the central park and 
amenity area. Internal circulation is provided by private local streets.  Gating was desired for this 
project due to the site's access being only from Pecos Road and the significant amounts of traffic 
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Pecos experiences. Although gated, this project does not limit or cut-off any existing or planned 
community circulation and truly is an enclave development.    
 
Dedication of 164th Street is being requested by the Town Traffic Engineer, but construction of 
this road is not imminent due to the existing Roosevelt Water Conservation District property that 
sits at the northwest corner of the Pecos Road and 164th Street alignment.  Until and if 
construction of 164th Street occurs, the Right-of-Way (ROW) and adjacent landscape will be 
utilized as a pedestrian trail.   
 
Proposed PAD Modifications (IN BOLD CAPITALS) 
 Standards LDC SF-15 Study Session Proposed PAD 
#1 Minimum 

Lot Size 
15,000 20,000 SF 16,500 SF 

#2 Minimum 
Lot Width 

90’ 50’ 50’ 

#3 Front 
Setback 

30’ 30’ FRONT ENTRY 
GARAGE 
20’ SIDE ENTRY 
GARAGE  
15’ LIVABLE/COVERED 
PORCH 

30’ FRONT ENTRY 
GARAGE  
20’ LIVABLE/COVERED 
PORCH/ SIDE ENTRY 
GARAGE 

#4 Lot 
Coverage 

35% 40% 1-STORY 
35% 2-STORY 

40% 1-STORY 
35% 2-STORY 

 Side 
Setback 

15’ 10’ MIN WITH A SIDE 
SETBACK TOTAL OF 
30’ 

15’ 

 Rear 
Setback 

30’ 20’ 30’ 

 
#1  As stated above, a minimum lot size has been discussed by staff and the applicant in order to 
be consisted with the policies of the General Plan, which encourage new residential development 
adjacent to large lot (low density residential) uses to provide lot size and width transitions 
between the two types of uses.  This results in a gradual increase of residential densities.  
 
#2  The minimum lot width was modified to accommodate corner lots that are the largest lots 
within the proposed subdivision, but irregular in shape.   
 
#3  The applicant has requested a varied front setback based on front loaded and side loaded 
garages.  To encourage an active street and eyes on the street, livable/covered porches/side entry 
garages are requested at a setback of 20’.  
 
#4  To help encourage single story homes, the applicant has requested a 5% greater lot coverage 
for one-story homes. Single story homes were preferred by some of the adjacent neighbors.  
 
The other development standard requests discussed at study session were removed from 
consideration based on Planning Commission input. 
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PUBLIC NOTIFICATION AND INPUT 

Three neighborhood meetings have been held as part of the Pre-Application and application 
process.  For the first neighborhood meeting, property owners within 300’ were noticed, which is 
consistent with the Town’s and Maricopa County’s notification requirements.  However, some of 
the large lot residents attending commented that they did not believe 300’ to be an adequate 
distance in large rural areas.  The applicant offered to widen the notification area to 1,200 feet 
for the second neighborhood meeting. Therefore, all owners within 1,200’ and all HOAs within 
1,000-feet of the property were notified and will continue to be noticed for all public hearings. 
 
At the first neighborhood meeting was held on June 17, 2013, many of the adjacent County 
residents were against any annexation or rezoning attempts, wanting the property to remain in 
the County. A lot of negative sentiment may exist from the fire service prompted annexation 
attempts from years past.  The neighbors also expressed a desire for larger lots than the 10,000 
sq. ft. and 15,000 sq. ft. size shown.  The neighbors were also concerned about traffic if 164th 
Street was constructed.  Discussion regarding 164th Street has clarified that this project would not 
spur the construction of 164th Street due to the Roosevelt Water Conservation District (RWCD) 
property at Pecos Road.  If this RWCD property were sold or abandoned, then the Town would 
study the possibility of constructing 164th Street.  Until that scenario occurs, 164th Street will be 
developed and used as a pedestrian way.  
 
The second neighborhood meeting was held in August 2013 and had more attendees due to the 
extended notification boundary.  A majority of the attendees were supportive of the larger lots 
depicted on the revised proposal.  Although the adjacent residents have no desire to annex into 
Gilbert, they acknowledge the land owner’s right to do so and were supportive of the project 
subject to the plans presented at the meeting and submitted to the Town. 
 
No neighbors attended the 3rd neighborhood on January 7, 2014. 
 
A notice of public hearing was published in a newspaper of general circulation in the Town, and 
an official notice was posted in all the required public places within the Town. 

Staff has received no comment from the public. 

PROPOSITION 207 

An agreement to “Waive Claims for Diminution in Value” Pursuant to A.R.S. § 12-1134 was 
signed by the landowners of the subject site, in conformance with Section 5.201 of the Town of 
Gilbert Land Development Code.  This waiver is located in the case file. 
 
REASONS FOR THE RECOMMENDATION  
 

1. The proposed zoning amendment conforms to the General Plan as amended, any 
applicable Specific Area Plan, neighborhood, or other plan and any overlay zoning 
district.   
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2. All required public notice has been conducted in accordance with applicable state and 
local laws. 

3. All required public meetings and hearings have been held in accordance with applicable 
state and local laws. 

4. The proposed rezoning supports the Town’s strategic initiative for Community 
Livability.  It supports the motto “Gilbert: Clean, Safe, Vibrant.”  

 
STAFF RECOMMENDATION 

A. Recommend to the Town Council approval of GP13-15 to change the land use 
classification for approximately 20.61 acres of real property generally located east of the 
northeast corner of Greenfield and Pecos Roads from Residential > 0-1 DU/Acre land use 
classification to Residential > 1-2 DU/Acre land use classification; and 

 
B. For the following reasons: the development proposal conforms to the intent of the 

General Plan and can be coordinated with existing and planned development of the 
surrounding areas, and all required public notice and meetings have been held, the 
Planning Commission moves to recommend approval to the Town Council for Z13-26 , a 
request to rezone approximately 20.61 acres of real property generally located east of the 
northeast corner of Greenfield  and Pecos Roads from Town of Gilbert Single Family -43 
(SF-43) zoning districts to Single Family - 15 (SF-15) zoning district with a Planned Area 
Development (PAD) overlay, subject to the following conditions:  

 
1. Dedication to Gilbert for164th Street right-of-way that is adjacent to the Property 

shall be completed prior to or at the time of recordation of the final plat or sooner 
as required by the Town Engineer.  Dedication of 164th Street shall extend 33’ 
feet from the center line. 

2. Cash-in-lieu payment for off-site improvements to 164th Street, based on the 
Town Engineer’s estimate for the half street improvements, shall be deposited 
with Gilbert prior to or at the time of recordation of the final plat.  If Developer 
constructs the 164th Street half-street improvements, Gilbert shall, upon final 
acceptance of the improvements, release the cash-in-lieu payment to Developer. 

3. At the written request of Gilbert, Developer shall dedicate all necessary easements 
for the roadway improvements, including easements for drainage and retention 
and temporary construction easements.  Failure to dedicate said easements within 
thirty (30) days after the date of Gilbert’s written request may result in the 
reversion of the zoning of the Property to the prior zoning classification. 

4. Developer shall create a Homeowner’s Association (HOA) for the ownership, 
maintenance, landscaping, improvements and preservation of all common areas 
and open space areas and landscaping within the rights-of-way.  

5. Developer shall record easements to be owned by the HOA for pedestrian, 
bicycle, multi-use or trail system purposes as determined by the final plat, at the 
time of final plat recordation, or earlier if required by the Town Engineer.  In 
recognition of the modifications to the underlying zoning regulations set forth 
herein, such easements shall be open to public access and use. 
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6. Prior to final plat approval, Developer shall pay for its proportional share of water 
and sewer mains benefitting the Property, as required by the Town Engineer. 

7. The Project shall be developed in conformance with Gilbert’s zoning 
requirements for the Single Family-15 (SF-15) zoning district and all 
development shall comply with the Town of Gilbert Land Development Code, 
except as modified by the following: 

 
Minimum Lot Size 16,500 square feet 
Lot Coverage 40% 1-story 

35% 2-story 
Front Building Setback 30’ to face of garage 

20’ to living area/covered 
porch/side entry garage 

Minimum Lot Width  50’ 
 
Respectfully submitted, 
 
Amy Temes 
Planner II 
 
Attachments: 
 

Attachment 1 NOPH 
Attachment 2 Aerial Photo  
Attachment 3 General Plan Exhibit  
Attachment 4 Zoning Exhibit  
Attachment 5: Development Plan 
Attachment 6: Minutes from a Planning Commission Study Session 11/6/2013 
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Attachment 2 - Aerial Photo
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